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The City Hall financing contemplates monetizing the revenue stream under the lease-purchase 
agreement through Certificates of Participation (COPs) notes.  Under Nevada law, the lease-purchase 
agreement must contain a non-appropriation clause; i.e., the City cannot commit or be bound to 
future annual lease payments (i.e., base and supplemental rents).  The lease-purchase is not a general 
obligation (GO) of the city.  Despite the non-appropriation clause, the City expects that savvy 
municipal bond investors will be willing to purchase the COPs because they understand the City’s 
commitment to move into a new city hall and that only in an extreme financial catastrophe would the 
City ever walk away from the lease obligation.   
 
The Debt Management Commission and the State Department of Taxation approved the lease-
purchase financing at a maximum of $267,000,000 in total financing, with annual lease payments not 
to exceed $23,340,361.  While staff was hopeful the financing would be less costly, this became the 
outer limits of the City Hall financing.   
 
An important strategy in the proposed financing was a significant deferral of interest and principal for 
seven years: $0 lease payment for the first three years, $2,000,000 lease payment for the next four 
years, with the full lease payment beginning in year eight and amortizing through the end of the 
thirty-year term.  This was by design so that there would be sufficient time to recover from the 
recession and ensure that the City’s General Fund (GF) could absorb the full lease payment.  The 
difficulty with this strategy is that the deferral makes the overall financing costlier and difficult to sell 
to investors. 
 
Within the COPs structure the City intends to access Build America Bond (BAB) taxable interest 
credits which it can apply toward its annual lease payments.  The American Recovery and 
Reinvestment Act (ARRA) created the BABs taxable interest rebate which is 35 percent of the 
taxable interest portion of the payments.  The BABs can only capitalize interest during the 
construction period, which Forest City estimates to be eighteen months; therefore a separate tax-
exempt bond must be issued to cover the capitalized interest for the remaining eighteen months, 
giving a full three years of capitalized interest (CAPI). The most recent bond underwriter estimates 
produced the following two series of bonds: 
• Series 2009A (Tax Exempt), for a Par amount of $14,945,000 
• Series 2009B (Taxable BABs), for a Par amount of $170,200,000 
• Total Par value $185,145,000, about 69 percent of the $267,000,000 approval limit 
• Highest annual payment is $13,375,453.12, about 57 percent of the $23,340,361 approval limit 
 
The resulting debt service appears in the following Table 1: 
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Table 1 
 
Debt Service - 2009A (Taxable BABs) and 2009B (Tax-Exempt) Combined

Gross Debt Net Debt
Principal Interest Service Less CAPI Less BABs Credit Service

FY10 -$                       -$                       -$                       -$                      -$                        -$                       
FY11 -                         16,811,185.90       16,811,185.90       (13,552,059.42)     (3,259,126.48)         -                         
FY12 -                         13,944,762.51       13,944,762.51       (9,325,528.13)       (4,619,234.38)         -                         
FY13 -                         13,944,762.49       13,944,762.49       (5,802,550.83)       (4,619,234.38)         3,522,977.28         
FY14 -                         13,944,762.50       13,944,762.50       -                        (4,619,234.38)         9,325,528.12         
FY15 15,000.00              13,944,462.50       13,959,462.50       -                        (4,619,234.38)         9,340,228.12         
FY16 15,000.00              13,943,862.50       13,958,862.50       -                        (4,619,234.38)         9,339,628.12         
FY17 4,155,000.00         13,839,687.50       17,994,687.50       -                        (4,619,234.38)         13,375,453.12       
FY18 4,365,000.00         13,626,687.50       17,991,687.50       -                        (4,619,234.38)         13,372,453.12       
FY19 4,580,000.00         13,403,062.50       17,983,062.50       -                        (4,619,234.38)         13,363,828.12       
FY20 4,810,000.00         13,143,603.75       17,953,603.75       -                        (4,619,234.38)         13,334,369.37       
FY21 5,065,000.00         12,827,701.25       17,892,701.25       -                        (4,549,525.76)         13,343,175.49       
FY22 5,310,000.00         12,474,890.00       17,784,890.00       -                        (4,429,865.12)         13,355,024.88       
FY23 5,555,000.00         12,099,986.25       17,654,986.25       -                        (4,302,557.88)         13,352,428.37       
FY24 5,810,000.00         11,702,147.50       17,512,147.50       -                        (4,167,432.50)         13,344,715.00       
FY25 6,080,000.00         11,279,985.00       17,359,985.00       -                        (4,024,070.76)         13,335,914.24       
FY26 6,365,000.00         10,815,981.25       17,180,981.25       -                        (3,871,918.76)         13,309,062.49       
FY27 6,695,000.00         10,309,906.25       17,004,906.25       -                        (3,699,268.12)         13,305,638.13       
FY28 7,040,000.00         9,777,675.00         16,817,675.00       -                        (3,517,666.26)         13,300,008.74       
FY29 7,395,000.00         9,218,318.75         16,613,318.75       -                        (3,326,706.26)         13,286,612.49       
FY30 7,775,000.00         8,630,481.25         16,405,481.25       -                        (3,126,116.88)         13,279,364.37       
FY31 8,170,000.00         8,002,400.00         16,172,400.00       -                        (2,915,220.00)         13,257,180.00       
FY32 8,605,000.00         7,331,400.00         15,936,400.00       -                        (2,686,460.00)         13,249,940.00       
FY33 9,060,000.00         6,624,800.00         15,684,800.00       -                        (2,445,520.00)         13,239,280.00       
FY34 9,535,000.00         5,881,000.00         15,416,000.00       -                        (2,191,840.00)         13,224,160.00       
FY35 10,040,000.00       5,098,000.00         15,138,000.00       -                        (1,924,860.00)         13,213,140.00       
FY36 10,565,000.00       4,273,800.00         14,838,800.00       -                        (1,643,740.00)         13,195,060.00       
FY37 11,125,000.00       3,406,200.00         14,531,200.00       -                        (1,347,920.00)         13,183,280.00       
FY38 11,710,000.00       2,492,800.00         14,202,800.00       -                        (1,036,420.00)         13,166,380.00       
FY39 12,330,000.00       1,531,200.00         13,861,200.00       -                        (708,540.00)            13,152,660.00       
FY40 12,975,000.00       519,000.00            13,494,000.00       -                        (363,300.00)            13,130,700.00       

185,145,000.00$   294,844,512.15$   479,989,512.15$   (28,680,138.38)$   (101,111,184.20)$   350,198,189.57$   
  

 
While the underwriter is willing to market these two series of bonds they do not produce the deferred 
principal and interest that the original funding strategy required.  Therefore staff contemplates issuing 
a separate bond of about $46,885,000 in fiscal year 2013 to provide the cash necessary to achieve the 
desired results.  If our government revenues begin to recover sooner than anticipated this 
supplemental bond issue, a taxable general obligation bond supported by consolidated tax (CTAX) 
revenues, could be sized down or eliminated altogether.  Furthermore, an Interlocal Agreement 
between the Redevelopment Agency (RDA) and the City is planned such that, to the extent RDA tax 
increment is available from new development beyond the RDA’s existing debt and operating 
obligations, the RDA will reimburse the City for the debt service on the supplemental CTAX bonds.  
The net impact of combining the supplemental CTAX bonds with the COPs bonds is:    
• Total Par value $232,030,000, about 87 percent of the $267,000,000 approval limit 
• Highest annual payment is $19,683,024.37, about 84 percent of the $23,340,361 approval limit 
 
The resulting debt service appears in the following Table 2: 
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Table 2 
City Hall - Combined Net Debt Service: COPs and CTAX 

2009A & 2009B Net
$185.1M Par $232.3M Par
5.23% TIC 5.54% TIC

CAPI Debt Srvc

FY10 -$                       -$                      -$                     -$                       
FY11 -                         -                        -                       -                         
FY12 -                         -                        -                       -                         
FY13 3,522,977.28         (4,263,226.04)       1,740,248.76       1,000,000.00         
FY14 9,325,528.12         (10,806,025.62)     3,480,497.50       2,000,000.00         
FY15 9,340,228.12         (10,835,725.62)     3,480,497.50       1,985,000.00         
FY16 9,339,628.12         (10,835,125.62)     3,480,497.50       1,985,000.00         
FY17 13,375,453.12       (9,557,412.81)       3,480,497.50       7,298,537.81         
FY18 13,372,453.12       6,310,571.25       19,683,024.37       
FY19 13,363,828.12       6,303,211.25       19,667,039.37       
FY20 13,334,369.37       6,295,300.00       19,629,669.37       
FY21 13,343,175.49       6,285,765.00       19,628,940.49       
FY22 13,355,024.88       6,278,355.00       19,633,379.88       
FY23 13,352,428.37       6,266,818.75       19,619,247.12       
FY24 13,344,715.00       6,254,905.00       19,599,620.00       
FY25 13,335,914.24       6,231,725.00       19,567,639.24       
FY26 13,309,062.49       6,218,487.50       19,527,549.99       
FY27 13,305,638.13       6,205,412.50       19,511,050.63       
FY28 13,300,008.74       6,180,562.50       19,480,571.24       
FY29 13,286,612.49       13,286,612.49       
FY30 13,279,364.37       13,279,364.37       
FY31 13,257,180.00       13,257,180.00       
FY32 13,249,940.00       13,249,940.00       
FY33 13,239,280.00       13,239,280.00       
FY34 13,224,160.00       13,224,160.00       
FY35 13,213,140.00       13,213,140.00       
FY36 13,195,060.00       13,195,060.00       
FY37 13,183,280.00       13,183,280.00       
FY38 13,166,380.00       13,166,380.00       
FY39 13,152,660.00       13,152,660.00       
FY40 13,130,700.00       13,130,700.00       

350,198,189.57$   (46,297,515.71)$   84,493,352.51$   388,394,026.37$   

CTAX Taxable Bond

7.5% TIC
$46.9M Par

 
The estimated true interest cost (TIC) for the COPs is 5.2 percent, but the TIC on the supplemental 
taxable CTAX is 7.5 percent which produces a combined 5.5 percent TIC.  Still very close to GO 
supported bond rates without the GO backing.  Exhibit 1 of this section is the bond underwriter’s 
seven page financing summary prepared on November 6, 2009. 
 
The supplemental CTAX bonds will allow the combined net debt service in Table 2 to be absorbed 
within the City’s most recent Financial Model Forecast.  The forecast is included as Exhibit 2 of this 
section.  
 
Through the underwriter, the City will attempt to price and sell the COPs on the morning of 
December 2, 2009, with closing following within two weeks after sale.  
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